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EXCERPTS  FROM  THE  HOUSING  AMENDMENT  OI   INI  1  SI  \l  I  CONST1TI  FION,  EFFE<  QVE  JANI  KR\  I  si  1935 


Section  1 :  Subject  to  the  provisions  of  this  article,  the  legislature 
may  provide  in  such  manner,  by  such  means  and  upon  such 
terms  and  conditions  as  it  may  pres<  ribe  foi  lo\*  renl  housing  toi 
persons  of  low  income  as  defined  by  law,  or  foi  the  clearance 
replanning,  reconstruction  and  rcli.il  .1 1  it. .  1 1.  >n  -  .1  -lib  1  mdardand 
unsanitary  areas,  or  for  both  sn.  h  purposes,  and  for  r<<  feational 
and  other  facilities  incidental  or  appurtenant  thereto. 


Section  6:  No  loan,  or  subsidy  shall  be  made  by  the  State  to 
aid  any  projeel  unless  Buch  projeel  \t  In  conformity  with  •  ■  plan 
<.t  undertaking  Foi  the  clearance,  replanning  and  reconstruction 
01  rehabilitation  «>!  ■«  sub  standard  and  unsanitary  area  areas 

.iikI  lor  re<  reational  and  other  la<  ililies  in<  idenlal  01  appurtenant 

thereto. 
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HOUSING  AND 


As  Commissioner  of  Paries  of  this  city,  as  Read  of  other  govern- 
ment agencies,  and  as  a  delegate  to  the  Constitutional  Conven- 
tion,  my  interesl  in  low  rent  housing  in  New  York  City  requires 
no  explanation.  There  is  no  such  thing  as  a  sound  recreation 
polh  y  For  this  i  ity  which  is  not  based  upon  close  coordination  with 
slum  i  learance.  low  rent  housing,  and  indeed,  housing  01  rehous 
iug  of  every  kind.  Vim  li<  ally  all  major  puhlic  impro\ ernenls  aie 
vilalK  alleded  by  tin  housing  program.  I  ho  notion  that  housing 
experts  can  function  in  a  vacuum  is  absurd.  It  is  not  too  mu<  h  to 
say  that  the  new  housing  program  is  the  major  physical  problem 
ol  the  city,  and  thai  it  will  engage  a  considerable  part  ol  the 
energies  of  all  of  its  officials,  not  to  speak  of  the  attention  whi<  h 
the  (  mvernoi  and  legislative  leaders  w  ill  give  it  in  Albany  when 
the  next  legislature  com  enes. 

I  he  housing  amendment  to  the  Stale  Constitution,  adopted 
two  weeks  ago  by  the  people,  definitely  states  in  the  first  sei  tion 
thai  its  major  purpose  is  low-rent  housing,  slum  clearance,  and 

r<  I  1 1  ntional  ,iiul  olhei  la<  ilities  im  idental  thereto,  and  the  power 
ol  eminent  domain  is  not  only  granted  for  these  purposes,  but  is 
i  ^tended  so  that  excess  propertj  maj  be  taken  which  ma}  be  used 


RECREATION 


lor  other  public  purposes.  01  be  sold  or  leased  with  restrictions, 
to  preserve  and  protect  the  housing  improvements. 

IL  adoption  ol  this  amendment  must  be  followed  by  im- 
mediate action  on  a  definite  program  to  be  embodied  in  the 
statute  whi(  h  will  make  the  amendment  effei  tive  and  replace  the 
present  housing  laws.  The  amendment  is  neither  so  deep  as  a 
well  nor  so  wide  .is  .1  church  door.  Il  was  originally  introduced 
by  Couni  ilman  Baldwin,  .1-  draft  d  by  a  committee  appointed 
by  Mayor  LaCutardia  headed  by  former  Corporation  Counsel 
Windels.  I  was  a  member  of  this  committee  and  no  one  could 
have  been  more  astonished  than  I  was  at  what  happened  to  our 
brain  child.  Beginning  with  .1  broad  granl  "I  powers  couched 

ill   the   lewesl    possible   Wolds,    (lie  .  1 1 1 1  e  1 1  <  1 1 1 1  e  1 1 1    \\.|s   UoWII    lip  in 

the  convention  into  .1  verbose,  turgid  dissertation  half  as  long- 
as  the  original  Constitution  of  the  United  States,  and  composed 
largely  of  purely  statutory  matter. 

Il  is  futile  I"  debate  at  this  late  date  whethei  the  complexity 
of  the  problem,  the  staggering  sums  and  the  novel  economic 

theories  involved  contribute  to  tins  II  I  ol  words  or  whether 

we  should  blame  it  on  delegates  who.  in  the  words  of  the  French 


Wit.  were  too  busy  to  write  a  short  i  onstitutidn.  I  he  fo<  t  is  tli.»t 
this  is  the  best  that  we  could  get.  and  those  who  Fell  strongl)  thai 
something  had  to  be  done  by  the  State  and  its  mum.  ip.thties  I.. 
supplement  federal  work  on  this  problem,  are  glad  thai  ike 
people  accepted  the  amendment  at  I  In  polls. 

So  far  as  the  substance  "I  the  amendment  i-  concerned,  it  is 
a  very  tentative  approach  to  the  great  problem.  Tke  State  pro 
vides  loans  only  up  to  a  total  of  $"500,000,000.  without  furthei 
referendum,  and  these  loans  must  be  paid  within  fifty  years  and 
must  be  fully  secured,  and  no  greater  amount  ol  debt  can  l>< 
authorized   belore    January    I,    I  <  >  I  _2 .   Stale   subsidies   ma)  nol 

aggregate  more  than  $  1 ,000,000  in  an\  <>nr  year,  and  at  no 
time  may  more  than  $5,000,0(10  be  paid  in  the  form  ol  sub 
sidies  in  any  one  year  without  a  further  releiendum.  Stale 
grants  may  be  for  a  maximum  of  sixty  years.  Cities  may  incur 
debts  up  to  2%  of  their  average  assessed  real  estate  valuation 
but  this  .1.  hi  must  be  serviced  by  taxes  other  than  .el  valon  m 
taxes  on  real  estate.  Both  subsidies  and  loans  ma)  not  be  made 
for  more  than  sixty  years.  Tax  exemption  ma)  l»    granted  l"i 
not  more  than  sixty  years.  No  loan  or  subs  id)  ma)  l><   made  l>\ 
the  State  except  for  genuine  slum  c  learance,  replanning,  re<  "ii 
strut  tion  or  rehabilitation  ol  sub  standard  and  unsanitarj  an  a 
and  for  recreational  and  othei  facilities  incidental  thereto  ( 
cupancy  is  restricted  to  persons  of  low  income  with  a  preferem  < 


in  those  who  live  in  >hall  have  lived  In  the  areas  affected  It  ta 
implied  in  the  amendment  that  the  Bame  rules  will  !«•  applied  t«> 
municipal  loans  and  grants  I  !„•  State  loans  and  grants  ma)  be 

made  t<>  private  limited  dividend  imputations  as  well  .is  mum.  i 

palities,  and  private  owners  «>l  existing  multiple  dwellings  ma) 
ret  eive  loans  but  not  grants  From  the  munii  Ipallties 

S<  <  )P1  Ol   1 1 II  PR(  )B1  l  M 

I  .el  us  see  now.  whai  tins  <onstiiution.il  amendment  can 
do  toward  the  solution  ol  the  problem,  rhere  lias  been  more 
nonsensical  talk  on  tins  subject  than  on  almosl  any  other 
political,  economli  and  Bocial  problem  <>l  tins  generation  lie 

(  .institution, il   (  onvenlion   hud   some   reason   to   be  confused 

by  tie'  proponents  ol  slum  clearance  In  and  outside  ol  the 
(  apilol  who  seemed  to  think  thai  moral  Indignation  ovei 
bad   housing,   generalizations  as  t«»  vasl   Improvements  In 
public   morale  and  great  savings  in  othei  departments  ol  go\ 
ernmenl  which  would  inevitably  follow  the  rehousing  ol  slum 

dwellers,  weie  a  complete  substitute  loi  huts,  costs,  and  definite 

pra<  ti<  ■>!  plans. 

Reformers  and  politicians  to  the  contrar)  notwithstanding,  the 
(act  is  thai  ihe  Conslitulion.il  <  onvenlion  did  not  intend  thai 
more  should  be  Immediate!)  authorized  l>\  the  legislature  than 
a  large  scab-  experiment  billowed  by  a  return  lo  tin-  people 
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themselves  for  further  mandates.  1  he  approach  was  nol  bold 
and  forthright,  but  guarded  and  tentative  \,>  «  arte  blan<  be  was 
offered  to  the  legislature  and  administrative  bran<  hes.  1  he  ( Ion 
vention  said  —  ^  ou  are  dealing  in  staggering  sums  !<>i  •  •  purpose 
which  on  its  Face  is  wholly  uneconomical  as  measured  by  or 
dinary  bookkeeping  It  appears  to  be  socially  desirable  and 
politically  inevitable.  We  shall  give  you  enough  credit  Foi  as 
much  as  you  can  do  between  now  and  1942.  II  youi  credit  is 
exhausted  then,  you  will  have  to  ask  the  people  lor  more  W  i 
shall  facilitate  future  popular  votes,  but  thai  s  as  Fai  as  we  shall 
go  now.  See  to  it  that  your  three  year  experiment  is  a  success, 
that  it  is  without  scandal,  confusion  or  absurdity,  <>i  the  majorit) 
of  1938  may  melt  away.  No  less  a  person  than  the  Savioui 
assumed  that  the  poor  would  always  be  with  us,  and  the  pool 
have  always  lived  in  poor  dwellings  I  devoutly  hope  no  such 
conclusion  will  be  reached  here,  but  I  am  constantly  reminded 
that  high  purpose  is  often  closely  linked  with  Feeble  execution 
The  period  of  evangelism  is  over  and  the  reformer  musl  now 
pass  on  the  torch  to  the  administrator. 

During  the  recent  campaign  there  was       Furthei   Hood  of 
oratory  on  this  subject,  consisting  most!)  <•!  exuberant  and  irre 
sponsible  promises,  and  competition  to  see  who  could  bring 
about  the  housing  millennium  fastest.  Fhis  subject  b)  now  has 
passed  the  stage  at  which  any  further  gestures  and  sob  stufl  an 


required.  All  decent  people  are  united  Foi  action  Phe  potnl  is 
to  know  what  we  are  driving  al  and  what  under  the  new  State 
(  onstitution  and  the  I. inn  to  be  passed  to  make  ii  effective,  and 
with  i h<'  talent  available,  can  actually  be  done. 

[here  is  an  astonishing  lack  "I  Facts  and  figures  t<>  support 
the  statements  ol  real  estate  and  housing  experts  and  the  claims 
ol  reformers  as  to  <>ld  law  tenements  Apparently  the  two  groups 
do  not  agree  even  as  to  the  essentials  and  ol  course  nol  as  to 
the  remedies. 

I  he  late  (  ouik  ilman  I »  (  n  VHNl  \  \  i  \ i > i  t  k.  one  ol  the  most 

sincere  and  enthusiast!*  housing  reformers,  had  o  neal  little 
Formula  which  disposed  ol  the  whole  problem.  I  he  Formula  ran 
,is  I. .Hows  there  are  roughk  i  iooooo  people  who  musl  l>e 
rehoused  I>n  means  ol  low  renl  government  subsidies,  Figuring 
thai  ea<  h  person  required  ■  •  room  and  thai  ea<  h  room  would  i  osl 

about  $2,000,  $V 000.000.000  would  solve  the  problem,  Now  ll 
you  Ii.in  e  $  1.00  in  I  he  I  or  in  ol  .i  subsidy  you  <  an  boKOW  $100  I  H  1 

II  the  I'ederal,  Si  ale  and  (  iK  governments  nn  ill  each  contribute 

*  I  000.000  ,.  ye  s  a  grant.  SUM)  I  a.  be  borrowed  bj 

each  of  these  agencies,  which  gives  a  total  of  $"500,000,000  an- 
nually. My  simply  lollowing  the  same  procedure  each  yeai  tOI 
ten  years,  a  total  ol  $ \ 000.000.000  has  h.eu  made  available 
and  the  problem  is  Bolvcd.  I  his,  ol  ionise,  has  .ill  the  <h.um  ol 
higher  mathematics.  (  )ne  ol  my  professors  al  eollege  used  to  BB) 


ili.it  quaternions  are  poetry  ana,  l»\  ili<'  same  token,  my  friend 
Mr.  Vl/VDECK  reached  poetic  (lights  with  Ii is  formula.  I  am 
afraid,  however,  that  we  shall  nave  l«»  stay  much  nearer  to  the 
ground  lo  accomplish  in  a  decade  even  a  fraction  of  what  the 
great!  asl  Side  editor  hoped  and  worked  for.  Hie  walls  ol  [nebes, 
wi  are  told,  were  raised  to  music,  hut  there  was  only  one  im- 
presario conducting  and  he  musl  have  had  more  harmony  in  his 
orchestra  lhan  I  see  about  me  at  ihe  present  linn 

Actually,  there  seems  !<•  I"  <>-  000  <>l<l  I. •  \\  tenements  includ 
mil1  converted  dwellings  hi  \« w  Yor\<  (  H\.  <>!  which  (>,()(>()  are 
vacant  [hey  house  approximately  2, 000, 000  people  (  )l  these 
ten<  mi  nts  -it  least  25  000  housing  .it  l<-.ist  1,000,000  people,  are 
I. ii  below  standard  Vpproaching  the  problem  From  another 
angle  (here  are  well  over  one  million  persons  who  cannot  at  the 
present  time  afford  to  pay  more  than  $6.00  a  month  for  a  room. 
T  his  brings  us  lo  the  same  conclusion,  namely,  that  no  matter 
how  many  of  these  buildings  are  converted  or  torn  down  by  the 
owners  oi  by  the  (  ity,  there  will  still  remain  .i  million  people 
who.  under  present  economic  conditions,  will  achieve  decent 
low-cost  housing  only  by  some  form  of  large  scale  government 
subsidy.  Only  a  major  political  prophet  can  say  whether  or  when 
the  average  income  of  this  group  will  rise  to  the  point  at  Which 
they  can  afford  to  pay  more  rent  and  will,  therefore,  require  less 
government  aid. 
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I  here  is  even  more  divergence  of  opinion  in  the  field  of  costs 
and  tin'  public  mind  has  been  confused  by  irreconcilable  con- 
clusions,  based  on  totally  different  premises  and  therefore  not 
really  <  omparable.  The  speculative  builder  works  by  fairly  well 
recognized  bookkeeping  principles.  At  any  rate,  he  has  to  make 
money  l<>  survive  and  he  cannot  do  very  much  funny  bookkeep- 
ing in  the  process.  The  limited  dividend  people  must  proceed  in 
p. ii  I  on  ordinary  business  principles  but  the  element  of  tax  ex- 
emption, extraordinarily  long  term  loans  and  other  factors  intro- 
duce complications  which  make  it  difficult  to  arrive  at  cost 
figures.  When  it  comes  to  the  field  of  government  subsidized, 
low  rent  housing  and  slum  clearance,  we  are  in  a  twilight  zone 
where  sentiment  and  altruism  have  a  tendency  to  elbow  out 
economics  and  arithmetic.  In  this  zone  all  sorts  of  devices  are 
resorted  to  to  show  that  standards  of  prudence  still  prevail  and 
certainly  the  maximum  <>!  business  sense  should  be  applied  be- 
(  .ins.  w  ithout  it  tlx  \\  Imle  problem  is  being  surrendered  to  folly, 
extravagance  and  bankruptcy. 

I  .el  me  give  you  some  illustrations:  The  new  Federal  housing 

project  in  1  larlem  was  not  a  slum  (  I- ■  n< .   project  at  all.   I  In 

buildings  were  placed  on  vacant  land.  The  cost  per  foot  is.  there- 
fore,  not  properly  to  be  compared  to  the  cost  per  foot  of  the 
\\  illiamsburg  project  land,  on  which  tbere  were  buildings  stand- 
ing, or  to  the  cost  at  Red  Hook  where  the  area  was  partly 


vacant  and  valuations  were  much  lower.  I  he  standards  "I  con 
struction  in  Harlem  were  higher  linn  those  which  prevail  on 
Park  Wenue.  I  do  not  mean  the  apartment  laj  outs;  I  relei  to 

the  matt  rials  and  the  mannei  in  whii  Ii  the)  are  ii  porated  in 

the  buildings.  I  am  ..war.  ol  the  lad  that  these  enormousl)  high 
.aid  idealists  standards  are  explained  <>n  tlx-  ground  thai  the 
amortization  tables  are  on  a  '><>  yeai  k.sis  instead  "I  the  ordinary 

30-year  basis  in  speculative  building  I  he  hu  ts  howevet  speak 
lor  llicmselves.  While  the  la\  out  i-  < omparatix el\  modest  the 
appliances  and  incidental  gadgets  provided  must  have  run  into 
enormous  figures.  In  the  more  recent  housing  developments 
Commissioner  RhEINSTEIN  has  brought  clow  n  these  <  <>sls  to  much 
more  reasonable  standards  and  I  have  no  doubt  they  can  be 
lowered  dill  further.  As  .1  matter  "I  Fact,  the)  must  be  brought 
down  because  the  program  will  nol  otherwise  survive 

Similarly,  in  the  Williamsburg  development  in  Brooklyn,  the 
tenants  are  provided  with  electric  cooking  and  their  entire  bills 
foi  •  fe<  iiii  ity  for  cooking,  lighting  and  other  purposes  are  in  some 
manner  absorbed  in  a  rental  which  averages  about  $6.50  per 
room  per  month.  We  are  told  thai  this  electricity  is  cheap  be- 
cause it  is  bought  in  very  large  quantities  but  the  la<  I  is  thai 
other  people,  with  higher  incomes,  whose  housing  is  not  sub 
sidized.  cannot  afford  to  bum  up  electricity  at  will  2  1  hours  Q 
day.  It  is  only  a  matter  of  a  short  time  before  such  extravagant  es 


.11  be  come  a  subjeel  oi  public  ridicule  and  condemnation  Ii  Is 
m\  understanding  that  the  I  lousing  tathorit)  an, In  Its  pre  ■■■  ul 
chairman  is  eliminating  this  feature, 

I  el  me  u  i  v  ■  •  anothei  illustration:  fhe  figures  on  which  the 

ial  I  ederol  State  and  (  Illy  housing  ugem  ies  bused  theii  .  osl 
pel  room  are  nol  computable    I  he  State  Board  "I  Housing,  Foi 

example,  figures  on  the  basis  "I  .  onstrw  Hon  <  osl  pei  room,  while 
the  federal  adminlstratoi  basi  -  Ins  com  luslona  on  the  dwelling 

unit  which,  among  othet  I  In  in's  permits  c  minting  alcoves  as  hall 
mains    I    ikI.  i  the  Stale  s\ si.  in  all  (..sis.  eXCOpllng  lor  land,  ale 

figured  in  construction,  bul  the  Federal  authorities  charge  to 
land  various  items  which  in  ordinan  practice  would  come  undei 
i  onstrui  lion. 

It  is  the  i  (minion  practice  «>l  all  government  housing  agencies 
to  leave  out  entire!)  \  us  recreation,  Btreet,  school,  police,  lii<\ 

utility,  and  other  costs  whic  h   must   be  taken  <  aie  a|   by  the 
mu nil  ipality  «>i  otherwise  independently,  In  the  Ived  I  look  hails 
ing  develo[>ment.  lot  example,  the  City  contributed  0  greal  deal 

ol  land  Foi  recreation,  and  all  pari*  and  pla)  facilities  were  pro 
vided  out  ol  reliel  funds  and  are  aol  reflected  In  the  housing 

costs    Hie  Harlem  development  included  a  small  an  a  al  land 

I, M  plaj  purposes,  which  was  developed  with  reliel  funds  and 
1 1  was  accessor)  to  obtain  adjacent  properly,  owned  by  the  (  try 

.ukI  ii fider  the  ho, ud  ol  I  ransporlntion,  in  ordet  to  pie.  c 1  .ml  the 
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absolutely  inadequate  play  area  originally  provided  Hie  S<  •  ond 
pla>  area.  wKich  was  an  integral  pari  of  flu-  housing  develop 
ment  although  it  will  serve  the  adjacent  neighborhood  to  some 
extent,  should  have  been  reflected  in  tin-  housing  costs  bul  does 
not  appear  there  at  all.  In  the  case  ol  Williamsburg,  the  (  il\ 
had  to  provide  an  entirely  new  school  at  it-  own  expense  with  a 
I  ederal  PWA  grant.  Neithei  the  City's  share  ol  the  cosl  ol 
this  school  nor.  so  far  as  I  know,  the  Federal  grant  were  charged 
to  the  housing  project  although  both  items  clearl)  belong  there. 
In  the  case  of  the  new  Queensbridge  development  I  obtained 
from  the  Governor,  with  the  help  <-l  the  Mayor,  a  gift  ol  the  old 
State  Barge  Canal  Terminal  whh  l«  will  Form  the  nu<  leus  l"i  the 
recreation  area  for  the  housing  development  \ol  only  does  the 
housing  program  include  no  bookkeeping  item  on  this  subject, 
and  not  only  must  the  development  be  provided  out  ol  (  ii\  and 
relief  funds,  but  even  the  bulkhead,  or  retaining  wall,  must  be 
paid  lot  b)  the  (  it)  Hie  -ohm-  [ogi<  applies  to  the  dedication 
by  the  City  of  streets  to  be  incorporated  in  tin  housing  develop 
ment  and  to  the  expenses  imposed  on  other  (  il\  departments  by 
these  developments 

I  have  already  referred  to  the  claim  that  all  the  direct  and 
incidental  expenses  of  low-rent,  government  subsidized  hous 
ing  will  be  rep, nd  with  huge  dividends  in  the  future  on  ,u  (  ounl 
of  the  reduction  in  crime  and  juvenile  delinquency,  accidents, 
disease,  bad  health,  reduction  of  fire  hazards,  etc    I  do  not  in 


the  least  question  that  the  new  housing  program  will  bring  vast 
improvements  In  these  fields  bul  I  do  verj  serlousl)  doubt  that 
government  will  cost  an)  less  on  tins  account  Hie  fact  ■>  thai 
l«»r  souk-  lime  it  will  «ost  more  and  we  should  at  least  insist 
thai  .ill  costs,  direct  .uid  Indirect  I"-  honestl)  published  and  be 
paid  lot  out  ol  the  new  housing  tax  01  taxes  and  not  saddled 
on  real  estate  or  buried  In  false  bookkeeping. 

I  el  us  quite  honest  with  ourselves  about  it  rhe  object 
here  is  nothing  more  noi  less  than  to  have  the  government  give 

the  family  ol  low  111.  ome  rooms  at  the  rate  ol  six  doll, us  nth 

loi  wlm  Ii  the  ordinary  buildei  would  have  to  i  harge  bom  sixteen 
to  eighteen  dollars,  and  the  limited  dividend  company  bom  ten 
to  twelve  dollars,  rhe  subsidized  tenant  p. ins  |usl  enough  renl 
loi  janitoi  service  1 1<  contributes  not    mi  Lei  toward  amortize 
lion,  interest  and  taxes   Hie  publli  pays  loi  these  bo  that  the 

pool  in  a  dislocated  ccoi  ic  era  mu\   have  decent  housing. 

Dress  it  up  in  anv  garments  you  please,  deck  it  out  In  Fancy 
phrases,  'las  underlying  Fact  remains  unchanged,  and  we  shall 
.jam  nothing  b\  veiling  ii  in  transparent  euphemisms,  Still  less 

is  a(  <  nmplished  b\  the  charge  that  the  speculative  buildei  and 
ow  in  i  an  wicked  Fellows  who  live  on  usury.  Ibis  argument 
leads  straight  to  Russia,  where  a  benevolent  government  houses 

everyone  miserably. 

Furthei  drostii  reductions  En  cosl  through  mass  purchasing 
and  1  on  si  i  ii<  i  ion  .im  I  through  cooperation  ol  laboi  ore  absolutely 
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essentia]  il  this  program  is  to  be  saved  from  ultimate  Failure 
with  the  inevitable  swing  ol  the  pendulum  toward  conservatism 
publit  finan<  ing  and  exp<  nditures 

PROGRAM  FOR  THREE  YEARS 

On  any  reasonable  assumption  il  will  lake  man)  years  l<> 
soive  this  entire  problem  In  the  nexl  three  years  the  legislature 
will  probabl)  authorize  New  York  Citj  to  borrow  .1  maximum 
of  $200,000,000  out  ol  the  State  money  made  available  by 
ili-  amendmenl  This  would  km-  $  100. 000, 000  I,,,  \\lr  othei 
municipalities.  I  suggesl  thai  lliis  $200,000,000  be  borrow  (  i  I  on 
the  Following  basis 

I.    $120,000,000  I'm  slum  <  learam  e  projei  ts  to  be  undei 
taken  bj    lh<    (  il\   directly,  and  In  be  serviced  l>\   .1   new  tax 

other  1I1. in  a  tax  on  real  estate  l->  Finance  the  Citj  s  share  «>l 
the  program  I  propose  an  additional  one  cenl  tax  on  cigarettes 
which  will  yield  $7,200,000  annually.  Il  is  assumed  thai  the 

 [pancj  tax  recent!)  levied  is  pledged  to  supplement  Federal 

Funds  Eoi  .1  ii<  w  si,,,,,  clearance  development  around  Corlears 
Hook,  and  llial  lherelore  unless  lliis  o<  < .'tijianrj  lax  is  materia  1 1) 
raised  it  will  have  no  effect  on  the  new  program. 

rhe  proceeds  of  the  additional  tax  on  cigarettes  will  finance 
v  l  I0.ooo.000  nl  new  Lousing  including  property  taxes  and  w  ill 
leave  a  balance  to  finance  incidental  public  improvements  and 
certain  property  taxes  on  a  substantial  limited  dividend  pro- 
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gram  to  be  described  later.  The  taxes  on  slum  clearance  areas 
would  be  based  on  the  assessed  valuation  of  the  land  and  build- 
ings .il  the  time  of  acquisition  and  would  be  paid  into  the 
(  'eneral  I  und  In  this  way  owners  of  other  real  estate  would 
"",  be  required  !<>  assume  the  burden  of  financing  the  property 
taxes  on  the  new  developments.  It  would  be  inexcusable  to 
saddle  on  the  small  home  owner  any  part  of  the  cost  ol  the 
slum  clearance  program,  and  it  is  inexcusable  to  offer,  in  exten- 
uation ",  sui  h  .1  -  ourse,  the  plea  that  the  new  construction  w  ill 
in  some  mysterious  way  make  the  burdens  any  lighter.  It  is 
hue  that  the  amount  of  slum  clearance  and  limited  dividend 
housing  immediately  contemplated  will  have  comparatively  little 
<  II"  I  on  the  tax  rate,  but  if  the  whole  program  is  ever  carried 
out  ili.  effect  will  be  tremendous,  and,  in  the  meantime,  the 
principle  ol  protecting  real  estate  from  further  burdens  should 
be  deh'nitel)   established  and  continuously  maintained. 

2  $60,000,000  for  projects  to  be  undertaken  by  the  Citj 
diredly,  but  to  be  serviced  by  State  grants  on  the  theory  that 
the  legislature  will  give  New  York  City  $2,000,000  of  the 
$  i.000,000  in  annual  subsidies  which  under  the  new  consti- 
tutional  amendment  may  be  pledged  in  the  next  three  years.  A 
$2,000,000  annual  grant  for  fifty  years  will  service  $60,000,000 
worth  ol  shun  <  learam  e. 

I  have  suggested  that  the  City  borrow  from  the  State  the 
maximum  obtainable  at  Albany  in  these  three  years  rather  than 


issue  its  own  bonds.  There  is  good  reason  lor  this.  The  State's 
bonds  are  backed  by  its  full  credit,  while  the  City  can  issue 
for  housing  only  a  superior  revenue  bond  secured  in  tKe  hist 
instance  by  a  special  tax.  although  in  the  final  analysis  this 
bond  i-  l).n  ked  by  the  City  s  full  taxing  power  I  he  best  infoi 
mation  I  can  obtain  Irom  hanking  rin  les  is  that  th<-  State,  under 
these  conditions,  can  borrow  for  1%  less  than  the  City  and  [% 
in  interest  represents  a  whole  lot  of  money  applied  to  long  term 
loans.  Moreover,  because  the  City  is  close  to  the  debt  limit  lor 
other  than  housing  purposes,  the  market  lor  State  bonds  i- 
bound  to  be  better  than  the  market  for  (  il\  bonds. 

I  propose  that  the  (  il\  issue  its  own  housing  bonds  Foi  only 
one  purpose  in  the  course  of  the  next  three  years,  namely,  to 
assist  in  the  financing  oi  certain  large  scale  limited  dividend 
projects  largely  on  present  vacant  land  where  rentals  can  be 
brought  down  to  a  low  figure  I  his  suggestion  will  be  treated 
separately  further  on. 

In  the  coming  three  years,  with  the  sums  above  mentioned 
my  figures  show  that  the  City  s  slum  clearance  program  will 
provide  lor  about  120.000  people.  iiK  hiding  prov  ision  lor  re,  i<  ., 
tion,  streets  and  other  incidental  public  improvements  and  utili 
ties.  It  will  be  seen  that  this  represents  only  a  small  traction  ol 
the  one  million  people  assumed  to  require  government  subsi 
dized,  $6.00  a  room  housing.  If  only  12%  can  be  rehoused  in 


three  years  il  follows  thai  it  will  take  twenty  1 1 n  «  years  to  carry 
"n(  the  entire  program  Mo  doubl  othei  factors  may  materially 
reduce  this  schedule,  bul  it  Is  a  long  and  terrifically  expensive 

one  i>u  .ins   tenable  theory. 

\t  the  end  ol  three  years,  all  ol  the  Mate  money  made  avail 
able  undei  the  present   endmenl  will  have  been  exhausted 

Il  is  true  thai  the  (  il\  will  still  have  a  hollowing  Capacity  foi 
housing,  bul  tins  will  al  most  only  provide  a  program  loi  the 
In. I  yeai  ol  the  nexl  administration,  thai  Is,  In  1943  It  follows, 
therefore,  thai  a  large  amounl  «>!  additional  i  redll  musl  be 
obtained  by  a  furthei  vote  ol  the  people  before  1944,  il  the 

program   is  to  <  ontimic  al   a   steady    rat(     Nothing   would  be 

gained  al  this  time  l>\  attempting  to  figure  oul  how  mu<  l>  addl 
lional  money  will  be  needed  in  the  Inline.  ,\l  the  end  ol  the 
present  C  ity  administration  il  Will  be  necessary   to  lake  sloc  k 
ol  the  Situation  to  See  whal  lias  been  accomplished  under  tin 

new  amendment  and  whal  the  effect  ol  tins  accomplishment  has 
Ix  ,  ii  on  ad ja<  <  ni  privat<  propi  1 1 \   >pi  i  ulativ<  building  and  Iim i 

ited  dividend  i  onstrin  lion. 

I  have  omitted  I  mm  this  statement  reference  I"  il"'  Federal 

housing  program,  lirsl.  because  the  amounl  ol  lederal  money 

to  be  made  available  i"  future  is  nol  known,  and  Becond, 
because  it  seems  altogethei  likely  thai  this  Federal  money  will 
I.,-  used  I"  <  re, ile  low  i. ni  housing  in  outlying  sec  tions,  rulhei 

I  I 


than  for  slum  (lc.it.irnc  in  old,  congested  sections  where  the 
cost  ol  [and  pet  Fool  is  very  high.  I  Ins  Federal  housing  will 
help  solve  the  (  ii\  s  problem  and  will  no  doubl  draw  people 
away  from  old  lavt  tenements,  bul  il  will  not  affecl  what  the 
State  '«ii<l  (  ity  mi i si  iId  in  the  nexl  three  years, 

Personally,  I  do  nol  share  the  indignation  ol  some  housing 
experts  ovei  whai  the)  considei  to  be  the  unreasonable  attitude 

"I  Federal  officials  in  refusing  I  quire  verj  expensive  (and 

for  slum  clearance.  (  'ertainlj  there  is  much  to  !)••  said  For  build- 
ing subsidized  group  and  semi  detached  houses  in  outlying  set 
lions  with  Federal  Funds,  provided  thai  rapid  transit  facilities 
are  nol  overtaxed,  leaving  to  the  State  and  (  ii\  the  problem  "I 
genuine  slum  <  learani  e,  and  to  limited  dividend  companies  con- 
struclion  •>!  intermediate  cosl  housing  on  isolated  parcels  ol 
vacanl  land, 

SELECTION  OF  SI  I  \  I  CLEARANCE  SITES 

I  In-  selection  ol  sites  lor  actual  slum  clearance  is  not  as 

dimcull  i '  s  som<   people  think,  altl  gh  the  responsibility  is 

heav)  Since  onl)  b  comparativel)  small  amount  ol  slum  .  [eai 
ance  can  I-  accomplished  in  the  remaining  life  <>l  the  presenl 
(  il\  administration  and  since  il  is  impractical,  if  not  impossible, 
to  look  an-j  furthei  ahead  toward  definite  objectives,  the  sites 
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selected  must  be  conspicuously  and  obviously  suitable.  They 
musl  not  only  be  proper  in  themselves  in  that  they  must  include 
bad,  old  (av»  tenements  in  run  down  neighborhoods,  but  they 
musl  be  properly  related  to  recreation,  transportation,  streets, 
schools  and  other  puUic  facilities.  It  cannot  be  too  strongly 
emphasized  thai  under  present  municipal  financial  conditions, 
the  City  of  New  York  cannot  contribute  a  nickel  out  of  ordi- 
nary tax  Funds  to  the  new  housing  program,  and  this  program 
Financed  by  a  new  tax  01  taxes  must  provide  for  all  incidental 
public  improvements. 

I  here  is  a  queer  notion  abroad  that  the  selection  of  sites 
should  be  a  great  mystery  and  that  only  a  few  insiders  of  unim- 
peachable  honesty  and  vast  knowledge  in  the  most  intimate 
official  and  unofficial  housing  circles  should  do  the  picking. 
Not  only  is  there  no  sense  in  this  notion,  but  it  is  positively  dan- 
gerous.  It  is  no  doubt  possible  for  shrewd  and  honest  public 
officials  to  pick  up,  at  prices  far  below  assessed  valuations, 
scattered  pieces  ol  real  estate  or  options  on  them.  They  may 
even  accomplish  this  without  scandal.  When,  however,  a  great 
municipal  program  is  under  discussion  involving  a  number  of 
large  plots  and  many  related  public  improvements,  the  only 
sensible  procedure  is  to  map  these  plots,  invite  full  public  dis- 

1  ussion  and  a<  c|         them  by  (  ondem nation  where  the  City  does 

nol  already  own,  where  it  cannot  foreclose  and  where  it  cannot 


bu>  awards.  Vjii  can't  bu\  land  to  ch-ai  slums  .is  though 
you  were  shopping  for  basement  bargains  (  ertainl)  the  chartei 
ol  the  C  ity  contemplates  action  l»\  the  Planning  (  ommission 
and  the  Board  of  Estimate,  not  to  speak  ol  other  publi<  offi«  ials, 
such  as  the  Board  of  Education.  Police,  I  ire,  Parle,  Health  and 
PuLIic  Works  Commissioners  and  the  Borough  Presidents, 
beside  the  bousing  officials  themselves. 

The  future  of  entire  neighborhoods  is  at  stake  and  there 
cannot  be  too  much  public  knowledge  <>|  w  h.it  is  contemplated 
and  too  much  airing  of  plans  if  general  support  is  to  continw 
if  funds  are  to  be  made  available  Foi  furthei  extensions,  il 
scandals  are  to  be  avoided  and  if  general  confidence  is  I"  be 
maintained.  The  object  in  view,  .is  I  understand  il  is  to  rebuild 
a  large  part  of  the  community  at  great  expense  and  undei 
financial  conditions  justifiable  only  because  ol  extreme  emei 
gency.  The  public  will  not  long  tolerate  management  <>!  9U<  l>  an 
enterprise  by  well-meaning  amateurs,  no  mallei  I n » w  much  the) 
Lave  contributed  In  llie  education  ol  llie  public  in  the  past. 

The  sites  which  I  propose  all  involve  genuine  slum  <  learani  e 
They  are  selected  because  thej  are  in  the  neighborhoods  vvhi<  h 
have  the  worst  housing  conditions.  Every  one  of  them  has  a  <  lost 
relation  to  existing  or  proposed  parks  or  playgrounds  and  the 


recreation  Utilities  proposed  are  conservative  and  considerably 
below  the  standards  acceptable  throughout  the  country  I  he) 
constitute  an  irreducible  minimum  ol  facilities  required  foi  the 
new  housing  which  will  surround  them  and  loi  the  nearby  old 
housing  whi(  h  will  gel  little  al  the  moment  From  the  housing  pro 
gram  except  these  park  and  plaj  facilities,  wldei  streets  and  In 

some  i  uses  more  an  and  light.   I  his  m,i\  ic  e  one  ile  BOmewhal  the 

occupants  ol  the  adjacent  old  law  tenements  i<>  the  Fact  thai  o 
prelerred  dass  ol  <  iti/.ens  have  been  given  first  rati  apartments 
largely  at  the  public  expense, 

s<>  I. a  as  possible  the  new  housing  developments  have  been 
grouped  around  existing  parks  wlmh  are  proposed  to  be  ex 

panded  01  around  new  plaj  areas  In  sec  tions  spl<  uously  lack 

intj  in  them  So  lai  as  possible  the  s.  hool  c|neslion  has  been  con 
Sidered  and  also  the  need  loi  health,  lire  and  police    stations  In 
all  cases,  marginal  streets  are  proposed  to  be  widened  into  Louie 
vards  and  q  sufficient  numbei  <•!  Interloi  Btreets  are  closed  t<> 

permil  ol  construction  ol   large  umls     I  he  hut  llial  recieation 

areas  are  provided  and  streets  widened  has  been  considered  In 

the  coverage  ol  the  plots  loi  I  ling  that  li  d  lomewhot  Iargei 

density  of  population  and  somewhat  less  court  space  is  needed 
under  these  conditions. 
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In  trie  case  "I  ever)  projecl  the  (and  is  divided  into  .1  plol 
marked  A  and  another  marked  B  and  widened  streets  and  pla) 
areas  are  appropriately  designated.  Plot  A  in  each  case  repre- 
sents  the  an  .1  to  I"  buill  on  first,  and  the  theor)  is  thai  wort  will 
commence  about  Ma)  1st,  1939  and  be  completed  on  (  Ictobei 
1st,  1940,  I  I »  represents  the  second  unit  of  each  projecl  to  hi 
taken  up  on  the  theor)  that  wort  will  commence  here  on  Ma) 
1st,  1 940  and  be  completed  on  Octobei  I  si,  1 94 1 .  It  is  assumed 
thai  ..II  I. .n.l  I.. 1  both  A  and  B,  including  shoots  and  play  areas, 
w  ill  be  acquired  ..1  once  in  April  ol  1939  I  Ins  arrangcmenl  will 
pei Hiii  ili.'  (  1 1  \  to  begin  constructing  hall  "I  the  three  yeai 
program  immediatel)  and  will  allow  furthei  time  l"i  detailed 
plans  the  second  hall  ol  the  program,  foi  temporarily  accom 
modeling  a  largo  number  of  families  in  the  B  area,  and  for 
oilier  adjustments. 

Mm  projects  proposed  include  six  in  Manhattan  where  the 
old  low  tenement  conditions  are  worst,  two  in  Brooklyn,  one  in 

the  I  moiix.  arid  one  in  Queens. 

I  he  Manhattan  projects  consist  of  the  following: 

TOMPKINS  SQUARE 
I  he  nrsl  projei  1  in  Manhattan  is  on  the  lower  I  ',as\  Side  wesl 
«»l  the  new  I  asl  Rivei  I  >riv<  between  7th  and  9th  Streets  From 
the  I  )rive  to  Tompkins  Square  Park,  (see  page  17)  I  his  is  pari 

ol  the  completely  old  blighted  I  ".as!  Sid.-  tenement  district.  I'he 
new  park  along  the  East  River  at  Tompkins  Square  will  provide 
adequate  recreation  il  an  additional  playground  is  established 
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back  ol  the  new  public  school  to  be  built  on  9th  Street  between 
Avenue  C  and  Avenue  D.  I  he  old  s<  hool  in  this  bloc  k  is  to  be 
abandoned.  The  cost  ol  the  new  school  should,  in  my  opinion, 
be  pari  ol  the  cost  ol  the  housing  development  because  the 
s<  hool  will  serve  the  people  m  this  development.  It  is  proposed 
that  Avenue  (  and  7th  and  Oth  Sin  ■  Is  be  «  onsiderabb  widened. 
Phis  project  is  within  five  blocks  of  the  new  Hamilton  1  ish  Swim 
ming  I  »goI,  I  he  estimated  cost  ol  this  pn>je<  I  is  SI6.500.O00. 

THOMAS  JEFFERSON  PARK 
second  Manhattan  project  consists  of  an  area  north  and 
west  ol  rhomas  Jefferson  Park,  an  Italian  section  which  includes 
the  most  congested  tenement  blocks  in  the  entire  City,  (see 
page  18)  rhe  new  Easl  Rivei  Drive,  built  by  the  Triborough 
Bridge  Authority,  and  Thomas  lefferson  Park,  as  recently  re- 
constructed with  relief  funds,  will  take  care  of  part  of  the  recrea- 
tion  For  tins  district,  An  additional  play  area  is  required  to  the 
wesl  II  should  also  be  noted  that  this  district  has  comparatively 
easy  access  to  Randall  s  Island  which  has  been  converted  into  a 
park  and  will  have  access  b)  means  of  a  pedestrian  bridge  to 
Ward's  Island  when  the  State  Hospital  For  the  Insane  has 
moved  oil  and  when  the  conversion  of  this  Island  into  a  park  is 
completed.   I  In   estimated  cost  of  this  projecl  is  $2 1  100,000. 

HARLEM.  145th  STREET 
rhe  third  Manhattan  project  includes  the  an  a  immediatel) 
wesl  ol  the  proposed  new  playground  between  1  I3rd  and  145th 


Streets  and  between  the  East  River  Drive  and  Lenox  Vvenw 
(see  page  19)  This  new  playground  which  is  included  in  the 
maps  for  the  Harlem  River  Drive  has  a  National  <  ruard 
Armory  on  the  south  and  subway  yards  on  the  north  I  he  area 
to  the  west  proposed  for  the  housing  developmenl  extends 
almost  back  to  Colonial  Park.  It  is  in  the  hearl  <>!  Harlem 
and.  with  very  few  exceptions,  the  buildings  arc  old-law  tene 
ments  which  are  terribly  overcrowded  Hie  two  marginal  east 
and  west  streets  are  to  be  widened  and  parts  of  other  streets 
are  to  be  closed  to  afford  the  opportunity  l<>r  large  building 
units.  A  site  for  a  new  school  within  tin-,  area  has  already  been 
.i-  quired  by  the  City.  The  estimated  cost  of  land  and  construe 
tion  For  this  plot  is  $24,900,000. 

SOUTH  HARLEM.  1 12th  STRE1  I 

The  fourth  Manhattan  project  is  in  the  so-called  Porto  Rican 
neighborhood  northeast  of  Central  Park  (see  page  2<>)  I  Ins 
is  a  very  congested  district  and  adequate  housing  is  badly 
needed.  The  play  facilities  at  the  north  end  ol  Central  Park 
and  in  Mt.  Morris  Park  are  inadequate  and  an  additional  pla> 
ground  is  needed  in  the  center  ol  tins  housing  developmenl 
The  estimated  cosl  >  >l  I  Ins  projrc  I  is  SI  I  ,J( )(),()( II I 

DeWITT  CLINTON  PARK 

I  he  lillli  projei  l  in  Manhattan  is  on  the  V\  est  Side  easl  ol 
DeWitt  Clinton  Park,  (see  page  21 )  From  tin-  poinl  ol  view 


ol  housing  and  recreation  tins  is  probably  one  ol  the  most 
neglected  sec  tions  ..I  the  entire  City  and  ii  la  one  In  which  il  is 
enormously  difficult  i«>  Improve  living  conditions  because  "I  the 
pressure  ol  shipping.  Industry  and  business,  railroad  yards, 
sidings  and  storage  facilities  and  the  consequent  high  cosl  ol 
land,  I  he  tenements  proposed  to  he  demolished  are  bad  ones 
I  )e\\  ill  (  In  i  I.mi  Park  is  inadequate  at  I  In-  pirsnil  Inn.   and  an 

addition  must  l><-  provided  consisting  <>!  the  block  Immediately 
south  <>l  il  Hie  presenl  school  on  r)()lh  Street,  Easl  ol  10th 
Avenue,  is  totally  inadequate  and  ii  Is  necessary  to  build  an 
entirely  new  s<  hool  In  this  area,  I  he  i  osl  ->l  the  additional  land 
and  construction  ol  this  school  musl  be  Included  In  the  projeel 
I  he  estimated  « osl  ol  this  proJe<  I  Is  $20,100,000, 

M.I  IOUG  w  STRI  I  l 

I  he  .sixth  M,  mil,  ill.  in  pmjecl  is  on  I  In-  \\  .  s|  S,,|,  S,,H||,  "I 
Washington  S(|uare  and  beginning  on  West  3rd  Street,  a 
block  below  the  S(|uare,  (see  page-  22)  Il  lakes  In  the  Very 
neglected  and  run  down  urea  From  Wesl  Broadway  to  6th 
Avenue  and  Irom  West  vd  Streel  to  BIceckei  Street,  and  il 
includes  plots  already  owned  by  the  City,  lacing  on  6th 
Avenue,  two  ol  whii  h  an-  used  temporarily  by  the  Park  I  )eparl 
men!  on  0  permit  Irom  the  hoard  ol  I  rausportution.  A  new 
giacli    school  in  inodaling    >()()  pupil     will  In    required  and 

will  have  i<>  he  added  to  the  cost  ol  ihe  projeel  I'he  estimated 
...si  ,,1  this  projeel  is  $12,400,000. 
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NAVY  ^  VR1  » 


Hie  first  ..I  tli«-  proposed  Brooklyn  projects  consists  ol  cleai 
ing  .1  considerable  pari  <>!  the  Navj  Yard  districl  along  the 
wesl  side  "I  the  Yard  and  (  ii\  Parle,  including  an  addition  to 
(  it)  Park  consisting  ol  the  two  blocks  immediate!)  easl  ol  it. 
(see  page  23)  I  In-  is  one  ol  the  worst  slum  districts  in  the  (  i I > 
(  itj  Park  is  one  "I  the  oldest  Brooklyn  plaj  areas  and  is  grosslj 
inadequate  and  neglected.  Hiis  districl  is  also  fairlj  <  lose  to 
Fort  Greene  Park  and  the  new  residents  seeking  park  as  (lis 

tinguished  from  Facilities  can  find   mmodation  then 

A  new  |>til>li.  school  is  required  foi  this  housing  developmenl 
and  the  cost  of  land  and  construction  are  included  in  this 
project.  The  estimated  cos!  of  tliis  project  is  $22,500,000. 

BROWNSVILLE 

II,,  second  Brooklyn  project  is  located  around  Betsj  Head 
Park  in  the  Brownsville  section,  (see  page  24)  While  there  are 
.i  I.  w  fairly  good  buildings  in  the  an  a  proposed  to  be  taken, 
the  great  majority  are  old-law  tenements.  Betsy  Head  Park 
consists  of  a  main  area  for  active  recreation  including  a  new 
swimming  pool  and  bathhouse.  There  is  also  a  smaller  detached 
area  used  tor  play  for  small  children  and  as  a  sitting  park. 
Another  similar  area  must  be  acquired.  A  new  public  school 
is  required  for  this  bousing  development  and  the  cost  of  land 
and  construction  are  included  in  this  project.  The  estimated 
cost  of  this  project  is  $26,500,000. 
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ST.  MARY'S  PARK 
The  Bronx  project  is  located  just  south  of  St.  Mary's  Park, 
(see  page  25)  This  park  is  being  reconstructed  and  will  afford 
sufficient  recreation  facilities  both  for  the  present  neighborhood 
..ikI  foi  the  new  buildings,  provided  that  additional  play  space 
is  added  adjacent  to  the  new  public  school  between  145th  and 
I  (6th  Streets.  This  area  is  badly  in  need  of  reconstruction.  The 
estimated  cos!  ol  this  projeel  is  $19,800,000. 

SOUTH  JAMAICA 

The  Queens  area  is  at  South  Jamaica,  (see  page  26)  This 
is  .,  «  olon-d  .lisiii.  I  and  one  ol  the  bad  new  slums,  although  the 
detached  frame  buildings  do  not  look  bad  from  the  outside.  It 
is  proposed  to  build  the  project  around  the  old  Jamaica  Watei 
Works  land,  using  part  of  this  land  for  recreation  and  part 
for  the  new  housing.  Negotiations  have  been  under  way  for 
some  time  foi  the  sale  ol  all  ol  the  famaii  a  Water  Works  prop- 
erty to  the  (  ity.  I  here  is  no  other  place  in  South  Jan  i  where 

there  is  so  fine  an  opportunity  for  a  well  rounded  slum  clear- 
ance, recreation  and  street  widening  project.  A  new  public 
school  is  required  for  this  housing  development  and  the  cost 
of  construction  is  in.  luded  in  this  project,  lli.  estimated  cost 
of  this  project  is  $19,700,000. 

TO  SUM  UP,  the  total  cost  of  these  ten  projects,  including 
land,  m  m.  . .lion,  school,  street  widening,  protection  and  other 
incidental  publii  facilities,  is  $  1 95,0( )0. 000.  These  projects  can 
l><  i  ompleted  in  three  years  and  will  tal<e  care  of  120.000  people. 


TOMPKINS  SQUARE 

COST  OF  LAND  AND  CONSTRUCTION 


I.  HOUSING  AREA 


Land  670.000  square  feel    $  l. 200.000.00 

Construction  0.000  Rooms   O.100.000.00 


Cost  of  Land  and  Construction   SI  1,700.000.00 

2.  PARKS.  PLAYGROUNDS,  STREET  WIDENINGS 
AND  SCHOOL  AREAS 

Cost  of  Land  ( 1 30.000  square  feet) 

and  Construction    1.800,000.00 


5.  TOTAL  COST  OF  PROJECT    si, ,-,<.<> 


COLOR  CHART 

H Parks  or  S<  Iiool*  <>r  I  Klstlnfl 

ousing 

Recreation  Areas  School  Sites  fenements  eti 


THOMAS  JEFFERSON  PARK 

COST  OF  LAND  AND  CONSTRUCT]  [ON 


I    IK  )l  Sl\<  ■  ARK  A 

Land  900.000  square  feet    $  <5,  100,000.00 

Construction  13,300  Rooms   II  mm 

Cost  of  Land  and  Construction    .SJO.  100, ()()().()() 

2.  PARKS.  PLAYGROUNDS  AND  STREET  WIDENINGS 
Cost  ol  I. and  (100.000  square  feet) 

and  Construction    1.000.000.00 

5.  TOTAL  COST  OF  PROJECT    $21,400,000.00 


(  <  >|  (  )H  <  II  MM 


Housing 


Parka  or 
!<<■<  reation  Areas 


Si  IiooIn  or 

S(  liool  Sltei 


cncmcnti  •••« . 


HARLEM  — i  15th  STREET 

COST  OF  LAND  AND  CONSTRUCTION 


Hi  »i  SIN(  •  AREA 

Land  950,000  square  feet    $  0.800,000.00 

Construction  15.800  Rooms   hi. 500.000.00 

Cost  of  Land  and  Construction   $24,300,000.00 

PARKS.  PLAYGROUNDS  AND  STREET  WIDEN1NGS 
Cost  of  Land  (60,000  square  Feet) 

and  Construction    600.000.00 

TOTAL  COST  OF  PROJECT    s  >  i  «>o<>  nnn  on 


COI.OK  CHART 

j,       .  Parka  or  Si  liools  ..r  I    •  [fling 

Housing  oil 

RecrealionAreas  Sc  hool  Sitrs  I  cn emeriti  <  i« 


SO.  HARLEM _M2ili  STREET 

COST  OF  LAND  AND  CONSTRUCTION 


i.  HOUSING  \K'I  \ 


Land  350,000  square  feet    $  1.200.000.00 

Construction  5.200  Rooms   5.500.000.00 

Cost  ol  I  and  and  Construction   S  0.700.000 .00 


2.  PARKS.  PLAYGROUNDS  AND  STREET  WIDENINGS 
Cost  of  Land  ( 1 10.000  square  feel ) 

and  Construction    1.500.000.00 


5.  TOTAL  COST  OF  PROJECT    si  1. 20000000 


COLOR  CHART 

Parks  or  Schools  or  E*lfHnfl 

Housin6  R,,r,.,.ion  W  School  Site*  Teneme  i. 


DeWITT  ('LINTON  PARK 

COST  OF  LAND  AND  CONSTRUCTION 


HOUSING  AREA 

Land  680.000  square  Feel   

Construction  10,000  Rooms   

(  osl  ill   I  ,iikI  .hkI  (  orislriK  lion 


;  -,000,00000 

Ml  -,()().()()(). (K) 


1 1   000  00 


PARKS.  PLAYGROUN1  >v  STRE1  I  WIDENINGS 
AND  SCHOOL  AREAS 

Cost  of  Land  (280.000  square  U>v[) 

and  (  oristriM  lion   


2.600,01 1  


TOTAL  COST  OF  PROJECT 


|  I  II  I   I  II  II  I    I  II  I 


COLOR  (  I  I  AIM 


Housing 


Parks  <>r 

Rt-i  rr.ilion  \rcd- 


Si  hoOll  or 
S.  I..,., I  Sit." 


'//, 


I'.xisliiiu 
I'll'  tin-nl n  ••!« 


McDOUGAL  STREET 

COST  OF  LAND  AM)  CONSTRUCT!  [ON 


HOUSING  AR]  \ 


Land  380.000  square  feel 

Construe  linn  ~>.700  l\\»i>m* 


s  i.  inn.ooo.oo 
o.ooo.ooo.oo 


Cost  of  Land  and  Construction    $10.400.00  1 

PARKS.  PLAYGROUNDS,  STREET  WIDEN1NGS. 
S<  HOOI    VND  HI  M  III  SI  B-S1  VTION  VR1  \- 


Cost  of  Land  (i  in.nnns.ioar.-l.ci) 
and  Construction   


j  (ii  10.00 


TOTAL  COST  OF  PROJECT    *12' " 


(  OI.OU   (II  MM 


I  lousing 


Parka  oi 
Rci  reation  Vr<  as 


S«  Ihh.I  -  ..i 

S(  hool  Sltei 


I  Ixlitlnfl 
I  cncmcnti  oh 


NAVY  YARD 

COST  OF  LAND  AND  CONSTRUCTION 


HOUSING  ARI  A 

Land  1.100.0(H)  sq.M.r  \oc\ 
(  onstnu  lion   I  "i.OOO  I\<k»iii<. 


$  1,500,000.00 
i  5,700.01  ' 


Cost  of  Land  and  (  onslnu  lion 


i  10  200,  00 


2.  PARKS.  PLAYGROUNDS.  STREET  WID1  MINGS 
AND  SCHOOL  AREAS 

Cost  of  Land  (  100.000  square  leetj 

and  Construction   

3.  TOTAL  COST  OF  PROJECT   


2)300  01 10.00 


$22  500.001  


<  OLOR  CH  VR  I 


BROWNSVILLE 

COST  OF  LAND  AM)  CONSTRUCTION 


1.  HOUSING  AREA 

Land   1 .620.000  square  feet   $  5.500.000.00 

(  onstru<  ii<"i  19.000  Rooms    20.000.00  ) 

Cost  of  Land  and  Construction    $25,500,G00;00 

2.  PARKS.  PLAYGROUNDS.  STREET  WIDENINGS, 
SCHOOL  AND  HEALTH  CENTER  AREAS 

Cost  of  Land  (200.000  square  feet) 

and  Construction    1 .000,000.00 

5.  TOTAL  COST  OF  PROJECT    $26,300,000.00 

COLOR  CHART 

Parks  or  Sohooji  or  I  chHng 

Recreation  Arras  School  Sltei  Tenement  etc. 


ST.  MARY'S  PARK 

COST  OF  LAND  AND  CONSTRUCTION 


HOUSING  AREA 

Land  910.000  square  feet    $  l.HO.OOO  00 

Construction   13,000  rooms    1  3.600. 000  00 


Cost  of  Land  and  Construction    $  I  o,  no, 000. 00 

PARKS.  PLAYGROUNDS  AND  STREET  W1DENINGS 

Cost  of  Land  (1 10.000  square  Feel ) 

and  Construction    610.000.00 

TOTAL  COST  OF  PROJECT    $io,soo.ooo.oo 

COLOR  CHART 

,  r     .                                   Parks  or                               S(  noola  I  cicllnd 
Housing 

Recreation  Areas                             School  SitGfl  [icncmcnli  Ct< 


SOUTH  JAMAICA 

COST  OF  LAN  I )  W  D  CONSTRUCT  ION 


l.  HOUSING  ARF.A 

Land  1,200,000  square  Feel    $  1,450.000.00 

Construction  16.000  Rooms   1(>.700.000.00 


Cost  of  Land  and  Constaiction   $18,1  50,(  100  00 

2.  PARKS.  PLAYGROUNDS.  STREET  WIDENINGS. 
SCHOOL.  FIRE  AND  POLICE  AREAS 

Cost  ol  Land  (  150.000  s«|uatv  I.  «  I) 

and  Construction    1 ,550;000.00 

5,  TOTAL  COST  OF  PROJECT    $10.-00.000.00 

COLOR  CHART 

Parks  or                                       s'  hools  <»r  I  KUHflfl 

I  lousing                                                                 „  ,    .  .  , 

Rorr.MiionArr.iv                        School  Sites  tenement*  ct< 


LIMITED  DIVIDEND  PROJECTS 


In  addition  to  these  gov eminent  subsidi/.ed  slum  clearance 
projects,  there  is  a  splendid  opportunity  for  several  large  scale 
limited  dividend  developments  properly  related      othei  n<  w  01 
projected  City  improvements  ll  is  proposed  thai  these  develop 
ments  he  financed  by  I  lie  lar«»e  insuraru  e  t  om panics  which  (an 
provide  their  own  capital  with  three  contributions  by  the  City 
In  -I   extension  of  the  power  of  eminent  domain,  second,  pro- 
vision out  ill  (  itv  lioiismo  funds  loi  itn  idcntal  r<  i  n  ation  si  hool, 
street  and  othei  public  improvements,  and  third,  tax  exemption 
•  •I  the  improvements.  I  believe  thai  these  municipal  contribu 
tions  are  justified  provided  that  there  is  •«  guaranteed  rental  per 
room  of  not  ex<  eeding  $  10.50  in  Manhattan  and  $0.00  in  othei 
boroughs.  I  hese  rentals  would  he  $2.00  belovt  the  maximum 
figures  new  permitted  undei  the  State  I  lousing  I  avi 

The  large  sites  in  question  are  bound  l«»  be  buill  up  in  the 
near  future.  It  would  be  -i  calamity  il  the)  were  simply  sub 
divided  on  the  ordinary  stupid  gridiron,  9pe<  ulative,  subdivision 
basis  with  inadequate  plots,  streets  and  play  facilities  without 
any  reference  to  education,  police,  utility  and  oth<  i  needs  and 
with  no  single  architectural   plan    Moreover,   intelligent  large 

scale  planning  oi  these  areas  to  reach  the  in<  ome  group  just 
above  those  who  are  able  to  pay  only  $6.00  will  help  to  dispose 


"I  pari  "I  the  old  lav*  tenement  problem,  The  City  has  .i  tre 
mendous  stake  In  the  immediate  and  propei  disposition  "I  these 
lew  remaining  large  areas  within  ■!•>  borders, 

I  h<-  total  estimated  coal  "I  the  projects  listed  below  is 

()()(),()( )()   |  ,i>M  i  ine  that  ,il  >oul  hull  ol  the  const  ruction  can  be 

done  in  the  nexl  three  years,  thai  is,    total  ol  $45,000,000  <  >! 

amount,  nboul  $5,000,000  must  be  contributed  by  the  *  Ity 
out  ol  its  own  housing  funds  to  pay  Foi  land  and  Improvements, 
for  recreation,  streets,  school,  lire,  police  and  othei  needed  publh 

l.uililies     IIk    i.  s|  would  Live  lo  he  provided  b)   the  insuiam, 

companies.  I  nave  assumed  'in  interest  rate  ol  I'  I  .  although  I 
nave  no  doubl  thai  the  companies  will  demand  more  It  seems 
lo  me  thiil  these  greal  regulated  semi  publli  corporations  with 
large  amounts  «>l  money  to  Invesl  ought  t"  be  anxious  to  co 
operate  on  the  housing  program  and  i"  reinforce  theli  hold  on 

|  »i  1 1  die  Confidence  in  this  way.  1 1  seems  also  lli.it  ihesi  <  on  1 1  ..ii  ins 

should  change  theli  attitude  toward  the  terms  foi  which  housing 

loans  arc  made  so  .is  lo  extend  these  loans  over  a  grentei  period, 
is  ol  hll\  years,  provided  that  propei  huilding  standards  are 
aclof)tecl  and  lhal  repairs  and  replacements  are  guaranteed  I 
assume  also  that  by  statute  and  contract  definite  assurance  will 
be  given  lhal  tax  exemption  ol  improvements  will  ni  tually 

.  utench-d  over  the  period  agreed  upon  and  (hat  no  subsequent 
(  itv  administration  will  repudiate  lias  obligation. 
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AQUEDUCT 

The  first  of  the  proposed  limited  dividend  projects  in  Querns 
consists  of  tfie  Aqueduct  Ra< e  I  ra<  k  north  ol  the  Sunrise  I  ligh 
waj  at  Aqueduct,  (see  page  34)  He  Sunrise  Highwa)  is  being 
converted  into  a  parkwa)  .is  pari  ol  the  circumferential  system 
IL-  race  track  consists  ol  about  160  acres  and  would  afford  a 
magnificent  opportunity  lor  a  demonstration  ol  whal  can  b< 

done  williin  the  City  on  a  large  scale,  low  rental,  group  .uid 

semi-detached  housing  plan.  AH  the  necessar)  park,  streel 
school  and  other  facilities  must  he  provided,  but  these  would 
In-  paid  for  by  the  City  as  distinguished  from  the  limited  divi 
dend  corporation.  A  new  public  school  is  required  for  this 
housing  development  and  the  <<>si  ol  land  and  construction 
are  included  in  this  project.  I  he  tot. J  estimated  cost  <>l  litis 
pm,e,  i  is  $17,500,000. 

ROCK  AW  AY  BEACH 

I  he  second  limited  dividend  Queens  project  is  al  Rockawaj 
Beach  back  of  the  new  Rockaway  improvement  financed  b)  the 
New  York  City  Parkway  Authority  (see  page  35)  \  mile  and 
a  half  of  buildings  to  a  depth  of  200  le.t  |,,„k  ol  the  board 
walk  ha\e  been  razed  ,is  part  «>l  llus  improvement.  Recreation 
facilities  and  .i  parkwa)  will  be  built  on  this  land.  Immediate!) 
north  ol  tins  stri[>  ol  new  park  land  there  is  an  immense  blight*  d 
area.  I  his  area  lies  between  Rockawa)  Beach  Boulevard  and 
the  city  park.  A  section  has  been  zoned  lor  business,  so  as  to 
limit  lli<  so-called  amusement  area.  East  ol  this  amusement 
area.  Irom  73rd  to  9-4 th  Street,  there  is  <■  splendid  opportunity 

lor  limited  di\idend  housing  so  constructed  as  to  take  ad\  .Ullage 


of  the  ocean  air  and  view,  and  to  permit  additions  to  the  number 
of  tenants  in  the  summei  time  I  Ik-  present  now  north  and  Bouth 

Streets  would  he  eliminated   in   la\oi   ol   a  smallei   numhei  ol 

wide  streets,  and  Rockawaj  Boulevard,  which  Is  al  present 

\ery  narrow  and  tnngested.  would  he  widened  to  100  leel  Irom 

3rd  i"  UOth  Streel   Fhe  land  has  a  comparatively  low  value 

at  the  pies,  nt  lime     I  he  great  Ro.L.w..\    uii|>io\ einenl  should 

be  Hanked  l>\  the  righl  kind  ol  residence,  and  onl)  enterprise 
backed  hj  large  funds  can  ac<  omplish  this  fills  property  can  be 
approached  not  onlj  b)  buses  over  the  two  new  causeways  bul 
it  is  inevitable  thai  the  Rockawaj  branch  <>l  the  Lonfl  Island 
Railroad  will  be  a<  quired  before  lonrj  by  the  ( lit)  ol  New  \  ork 
foi  rapid  transit  purposes,  and  In  the  meantime  the  State  gradi 
crossing  elimination  program  will  provide  d  new  elevated  strut 
hue  in  the  Rockaways  deliberate!)  designed  foi  ultimate  use 
for  City  rapid  transit  purposes    \  new  puhlii  school  is  required 
lor  this  housing  developmenl  and  the  cosl  <»l  land  and  constrw 
lion  .ue  included  in  this  project.  I  he  estimated  •••si  ol  (his 
project  is  >-,"). 000.000. 

ro  SI  MM  VRIZE,  five  limited  dividend  projects  are  pro 

posed,  running  into  a  total  <  osl  ol  $90,000,000,  It  is  assumed  lli.il 

about  ball  ol  these  areas  would  Qctuoll)  be  buill  on  within  the 
next  three  years  and  thai  in  this  period  .it  least  ftr>, 000. 000  would 

have  to  be  furnished  by  the  (  il\  loi  in  n  ation,  si  hool.  street 
and  other  ini[)rovements  to  be  linanced  out  ol  (  Ity  housing 
funds.  I  here  would  l»e  enough  margin  oul  "I  tlie  proceeds  ol 

the  one  cenl  Cigarette  lax  over  and  above  the  needs  lor  servii  ing 

slum  i  learam  «■  proje<  is  to  take  i  are  ol  this  Item,  and  alio  t<>  pa) 

annualh  into  the  (  rencral  l  and  the  equivalenl  ol  remitted  taxes 
on  iniprox einenls 
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LIMITED 
DIVIDEND  J 
CORPORATION 

/   HOUSING-  LOCATION  PLAN 


LEAST  RIVER  DRIVE  AT  96™ STREET 
2.  SOUNDVIEW  PARK  3.  FLATBUSH 
4. AQUEDUCT         5.  ROGKAWAY  BEACH 


EAST  RIVER  DRIVE— ooih  STREET 

COST  OF  LAND  AND  CONSTRUCTION 


1.  HOUSING  AREA 

Land  550,000  square  feet   $  "5.000. ()()().()() 

Construction  8.000  Rooms   0.000.000.00 

Cost  of  Land  and  Construction   $  I  J. 000.000. 00 

2.  PARKS.  PLAYGROUNDS  AND  STREET  WIDENINGS 

Cost  of  Land  (50 ,000  s<|ii.irc  led  ) 

and  Construction    500,000.00 

3.  TOTAL  COST  OF  PROJECT    $i2.~,oo,ooo.oo 


COLOR  CHAR! 


\  lousing 


Parks  or 
Kc(  reation  .Arras 


Si  lioolfi  or 
Si  hool  Sltei 


I  KMIn0 

I  CIKMllCIll.H  .  |< 


SOUND  VIEW  PARK 

COST  OF  LAND  AND  CONSTRUCTION 

HOUSING  AREA 


Cost  of  Land  and  Construction    $11,700,000.00 

PARKS.  PLAYGROUNDS.  STREET  WIDENING** 
SCHOOL.  FIRE  AND  POLICE  AREAS 

Cost  of  Land  (200.000  square  Feet) 

and  Construction    1.000.000.00 

TOTAL  COST  OF  PROJECT    $12,700,000.00 

COLOR  CHART 

„                                                    Parks  or                                        Schools  OI  Exlitlng 

Housing  T 

Rec  reation  Areas                             School  Siles  I  encmentf  etc. 


FLATBUSH  — BROOKLYN 

COST  OF  LAND  AND  CONSTRICTION 


1.  HOUSING  AREA 

Land    1,500.000  square  feet    $  1. 300.000.00 

Construction  10.000  Rooms   11.000,000.00 

Cost  of  Land  and  Construction    $12,300,000.00 

2    PARKS,  PLAYGROUNDS,  STREET  WIDENINGS. 
SCHOOL  AND  HEALTH  CENTER  AREAS 

Cost  of  Land  (700.000  square  feet) 

and  Construction    2.000,000.00 

5.  TOTAL  COST  OF  PROJECT   $14,300,000.00 


com  m  <  1 1  \u  i 


m.       mm  • 

M-»  V.I    •   '  * 


nil  t-». 


it'**1 


pi 


'1.7 


V.  ,'JTV.  


AQUEDUCT-  QUEENS 

COST  OF  LAND  AND  CONSTRICTION 


l.  HOUSING  AREA 

Land  5.500,000  square  feet   $  1.000.000.00 

Construction  12.000  Rooms   15.000.000.00 

Cost  of  Land  and  Construction    $14,000,000.00 

2    PARKS.  PLAYGROUNDS.  STREET  WIDENINGS. 
S<  I IOOL,  FIRE  AND  POLICE  AND  HEALTH 
SUB-STATION  AREAS 

Cost  of  Land  (5.500.000  square  feet) 

.  _  3.500.000.00 
and  Construction   

-,  TOTAL  COST  OF  PROJECT    $.7.500.000.0.) 

COLOR  CHART 

Parks  or  Schools  or 

H°USin8  Re<  reation  Kreas  School  Site. 


5  I 


COLOR  CM  VR  I 


i  nrki  <»r 
Roi  ronllon  \mm 


0,000.00        -,.    \  (  )  |  ,\[    (  «  ,s|  (  )|    |'K'(  )  ||  (  | 


-V,  JOI ).))()()< 10 


ROCKAWAY  BEACH 

(  OS  I  OF  LAND 
AND  CONS  I  Rl  <  I  l<  )N 
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AREAS 

Construction  20.000  Rooms   22.600.000.00 

  Cost  of  Land  (300,000  squar.  Feet) 

Cos!  u!  I  ..in. I   I  (  ..iiviiii.  lion  S30.000.000.00  and  Construction   


(  <)!  .(  Hi  (  II  MM 
Houttnfl 


Pnrk,  or 
Recreation  \- 


Si  llOOll  >•' 

School  Sllei 


'///> 


Exlttlnfl 
Tenement!  clc 


5.200.000.00        y    |(  )|  \l   (  (  M  (  )|   I'K'i  ill  (  I 


-  iV 200.000.00 


R(  )(  K  \\V\Y   BE  M  I 

COST  OF  LAND 
WD  (  ONSTRUC1  l<  >\ 


REHABILITATION  AND  DEMOLITION  OF 

OLD -LAW  TENEMENTS 


I  have  recommended  no  loans  to  owne  rs  lor  rehabilitation  ol 
old-law  tenements.  I  think  it  regrettable  thai  the  Constitutional 
Amendment,  as  adopted,  was  not  broad  enough  Foi  a  real 
rehabilitation  program.  This  would  have  required  not  onl) 
government  loans  at  low  interest  but  also  government  subsidies 
and  I  believe  a  tremendous  amount  might  have  been  accom 
plished  in  some  neighborhoods  by  tearing  down  every  third 
tenement  house  so  as  to  provide  light  and  air  on  one  side  "I 
every  remaining  building.  I  am  fully  aware  ol  tin-  Fact  thai 
such  a  program  is  distasteful  to  many  relormers  who  assert  that 
these  old  buildings  are  not  worth  saving  and  reconstructing, 
that  the  final  result  of  such  expenditures  would  be  .1  leeble 
compromise  with  principle  and  that  the  public  would  not  lol 
erate  large  subsidies  to  private  individuals. 

It  can  still  be  demonstrated  that  more  of  the  whole  problem 
could  have  been  solved  in  this  way  at  smaller  cost  than  by 
attempting  to  tear  down  all  sub-standard  dwellings  and  I  mile  I 
entirely  new  ones  in  their  place,  there  is  no  use  laboi  ing  tins  point 
now.  No  reliable  figures  of  any  kind  are  available  indicating 


hovt  much  money  would  be  borrowed  l<>i  tins  purpose  without 
.1  governmenl  grant,  bearing  in  mind  that  existing  equities  must 
be  wiped  out  ami  mortgages  subordinated  with  the  consent  ol 
those  involved  before  the  owner  could  borrovi  from  the  (  ii\  and 
give  adequate  security,  It  is  hardl)  necessary  to  add  thai  the 
local  law  establishing  0  revolving  Fund  to  enable  the (  1 1  n  to  step 
in  its,  II  in  make  improvements  at  the-  ownei  9  expense  <s  entirely 
now  orkable. 

Phere  are,  however,  othei  means  ol  getting  rid  ol  sub  stand 
aid  old  law  tenements.  (  )ne  ol  them  is  vigorously  to  enfon  e  the 
laws  regarding  violations  It  is  sill)  !<>  continue  making  gestures 
in  tins  Jo.  <  him  while-  permitting  owners  flagranti)  to  disr<  gard 
regulations  No  doubt  considerable  hardship  would  Follow  -i 
wholesale  clamping  down  cm  all  buildings  with  an)  violations, 
hut  a  program  ol  strict  enforcement,  where  sen.. us  violations 
are  concerned  would  certainly  be  supported  l>\  the  public. 
I  )angerous  and  unfit  buildings  il  Id  be  torn  down 

Vnothei  most  important  step  in  the  solution  ol  the  aid  law 
tenement  problem  would  be  the  adoption  «»l  an  arbitrary  and 
Fixed  rule  b)  the  (  ity.  Full)  supported  by  statute,  providing  lor 
automata  Forei  losure  in  the  case  "I  all  properties  when  accumu 
lated  bacl<  taxes,  assessments  and  penalties  reach  .1  figure  "I 
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50%  «»l  the  assessed  valuation  K\  the  presenl  lime  the  (  i I > 
goes  through  the  i  Ktraordinarj  farce  "I  condemning  property  Foi 
public  use  which  is  ahead)  whollj  oi  larger)  eaten  up  b)  taxes 
(  ertainrj  the  (  ii\  should  g<  I  rid  "I  tenements  in  whh  li  owners 
and  mortgagees  no  longei  have  an)  substantial  interest,  \\lii<li 
tlx  \  cannot  afford  l"  Keep  up  and  which  are  bound  to  become 
a  menai  e  be<  ause  "I  neglei  t. 

EFFECT  OF  HOUSING  CONSTRUCTION 
ON  LABOR  AND  RELIEF 

Among  the  incidental  benefits  "I  1 1 1 « ■  (  onstiiulinnal  Amend 
in- nI  cited  l>\  bousing  enthusiasts  is  the  immediate  effect  ol  .1 
greal  construction  program  on  laboi  and  relief.  Hkis  will  not. 
however,  happen  automatically,  and  ii  will  nol  happen  <ii  .til 

unless  the  lull  peration  ol  laboi  is  pledged  and  the  pledge  is 

kepi  (  construction  costs  will  rise  to  impossible  figures  and  all 
calculations  and  estimates  will  become  valueless  1!  organized 
laboi  sees  in  such  .1  program  an  opportunity  to  enforce  exorbi- 
tant demands  because  the  publi<  is  paying  the  bill.  Not  only 
will  the  program  collapse  "I  its  own  weight,  bul  the  effect  on 
private  construction  will  be  disastrous.  Similarly,  1!  the  program 
is  tied  up  l>\  wage,  hour,  jurisdictional  and  othei  laboi  disputes, 
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there  will  be  repercussions  which  will  be  heard  around  the 
entire  country  and  whi<li  will  bring  no  comfort  either  to  labor 
or  to  the  proponents  of  decent  housing.  Those  who  point  with 
env)  to  the  accomplishments  in  the  field  of  low  cost  housing  in 
England  should  keep  in  mind  that  lab  or  costs  are  about  two 
and  one-half  times  as  high  in  New  'York  as  in  London.  Condi- 
tions no  doubt  are  not  similar,  but  the  fact  remains  that  labor 
must  make  its  contribution  in  New  York  if  costs  are  to  be  kepi 
within  reasonable  and  acceptable  bounds. 

An  early  conference  should  be  held  with  labor  leaders  to 
ie.i<  1 1  an  agreement  on  just  what  labor  costs  will  be.  Personally. 

I  strongly  favor  an  annual  wage  for  all  skilled  trades  with  a 
guarantee  of  employment  for  three  years.  A  similar  conference 
should  be  held  with  the  manufacturers  of  all  building  materials. 

I I  must  be  brought  home  to  both  of  these  groups  that  without  a 
(omplele  understanding  with  them  in  advance  the  entire  pro- 
gram will  collapse. 

As  to  the  effect  on  relief,  I  believe  that  it  would  be  a  sound 
poke)  to  require  that  contractors  on  both  slum  clearance  and 
limite< I  dh  idend  projei  is  take  a  certain  percentage  of  skilled 
and  unskilled  men  from  the  relief  rolls,  let  us  say  50%.  Most 
of  the  skilled  men  on  relief  are  members  of  unions  and  no  diffi- 


culty  should  be  interposed  by  the  unions.  Certainl)  il  the  (  il\ 
of  New  York  is  to  impose  additional  taxes  to  finance  Iumisiimj. 
a  substantial  reduction  in  work  reliei  forces  should  l>«  insisted 
upon.  The  benefit  to  men  on  reliei  who  wanl  regulai  jobs  undei 
normal  working  conditions  can  hardly  be  overstated  II  should 
be  possible  for  the  Otv  authorities  to  work  out  a  perfect!) 
definite  schedule  with  the  Works  Proorrss  AJmmisli.iloi  Im 
New  \  ork  City  under  which  the  housing  program,  as  il  de 
velops,  would  absorb  a  certain  number  ol  Ins  men 

ADMINISTRATION 

How  shall  housing  be  administered  by  the  Stale  and  (  il\ 
under  the  new  Constitutional  Amendment?  This  is  a  mattei  <>l 
paramount  importance  because  no  amendment  is  sell  executed 

Since  the  State  will  itself  loan  money  and  grant  subsidies, 
since  it  is  the  fountain  head  of  law,  and  since  the  program  is 
recognized  as  one  of  state-wide  concern,  it  must  l><  assumed 
that  there  will  be  some  kind  of  a  new  agerx  s  <il  All  i.in\  repre 
senting  the  Governor  and  the  Legislature.  What  shall  il  be? 
I  bel  ieve  that  in  place  ol  the  present  State  Housing  Board  there 
should  be  a  board  with  the  functions  normally  dis<  barged  l>\  Q 


bank  <>i  banket  in  private  financing,  I  Ins  board  should  consisl 
ol  State  officials,  ex  officio,  including  ili<-  State  Superintendent 
ol  Insurance  because  "I  Ins  supervision  ol  corporations  with 

large  funds  which  maj  be  I  ted  foi  low  cosl  housing  and 

because  he  has  been  (  hairman  <>l  the  present  Housing  Board 
and  knows  the  problem,  the  (  ommissionei  "I  Architecture  !>«• 
cause  I"-  knows  building  plans,  and  the  (  ommissionei  "I  1 
tion  and  I  inance  I  Ins  group  would  pass  upon  all  requests  Foi 
loans  and  grants  and  would  keep  an  eye  on  the  work  done  b) 
the  municipalities  with  State  funds  I  Ins  n<  w  board  would  not, 
however,  have  anything  i<>  do  directl)  with  construction  and  its 
present  function  ol  sponsoring  limited  dividend  projects  would 
be  turned  over  to  the  munii  ipalities 

Coming  now  to  municipal  organization,  mj  recommendation 
is  confined  to  Nevs  York  Cit)    II"'  present  (  ii\  Housing 

Authority  should  be  abolished  and  in  its  place  there  sl  Id  I"' 

.1  ho, ikI  whi<  li  would  in<  lude  heads  ol  the  most  vitall)  affe<  ted 
departments,  ex  offii  i<».  and  representatives  ol  the  publii    I  u 
gesl  thai  the  (  Commission!  i  ol  I  lousing  and  Buildings  be  (  nail 
man  and  thai  the  (  Chairman  "I  the  <  it)  Planning  (  ommission 

ihe  Comiiiissionci  "I   Parks  and  the  ( 'ommissioner  ol  Publii 
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Works  be  ex  officio  members  and  thai  there  be  three  othei 
members  appointt  d  b)  the  Mayoi  foi  overlapping  terms  of  six 
years  ea<  h. 

Tli,.  selection  ol  tenants  in  slum  clearance  and  limited  <li\i 
dend  proje<  ts  should  be  [efl  In  lh«-  <  ii\  W.llare  Commissioner, 
so  as  to  avoid  building  up  a  new  bureaucracy  in  the  Housing 
Authority     \  1 1  (  i  all,  the  Welfare  Department  is  in  constant 
(oik  Ii  with  similar  and  overlapping  problems 

I  confess  i"  some  uneasiness  over  government  operation  and 
selection  <•!  tenants.  Present  rules  l<>i  admission  i<>  subsidized 
housing  ma)  be  as  stricl  as  those  applied  i<>  mmI  service,  Hie 
gale  nl  «  n  1 1  s  ma>  !»•  .is  slraighl  ;is  ( I ...  t  whi<  Ii  leads  into  heaven 
its)  II  I  he  housing  i  hiel  <>l  toda)  ma)  !>«•  as  incorruptible  .is  the 
Vngel  Gabriel.  [\)morrovi  the  stoiy  ma>  ho  different,  and  God 
help  tins  (  ii\  il  I  usion  goes  out  and  famman)  comes  back, 
because  government  controlled  housing  with  wide  discretion  as 
to  sites,  construction,  operation  and  tenants  may  become  a  reser- 
voii  <•!  hones  I  graft  and  patronage  beyond  ili<-  fondest  I  m  »pes  of 
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hall  starved  district  leaders.  The  system  must  be  carefully  and 
soundly  established  I>\  its  sponsors,  because  it  is  quite  in  the 
(  .ads  that  the  next  municipal  campaign  may  be  decided  on  a 
housing  issue  with  conservative  and  critical  citizens  holding  the 
balan<  e  <>l  power. 

ACKNOWLEDGMENT 

In  the  preparation  of  this  paper,  a  number  of  public  officials 
and  friends  have  been  enormously  helpful  and  I  wish  to 
acknowledge  particularly  the  invaluable  assistance  of  Mr. 
William  Wilson,  Consulting  Architect  and  Engineer  of  the 
State  I  lousing  Board  and  of  Mr.  Harry  Sweeny,  Jr.  of  the  City 
Park  Department.  All  recommendations  and  conclusions,  how- 
ever, are  my  own  and  no  one  else  is  responsible  for  them. 

II  this  paper  has  the  effect  of  clarifying  the  atmosphere  and 
sharply  outlining  the  issues,  it  will  have  accomplished  its 
purpose. 

ROBERT  MOSES 


Printed  bj 
I  in  I  ii  \  innc-Brown  Corporation! 

Dii.iiu  Sitcii,  N.  Y. 


1. 1)  I. 

T  S  I 


& 


